Appendix N

Environmental Noise Assessment Report

By D. L. Adams Associates, Ltd.
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Appendix O

Social Impact Assessment

By John M. Knox & Associates, Inc.,
and John Clark, Planning Consultant
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John M. Knox & Associates, Inc.

October 17, 2006

Open space, low density, and/or

Emphasized more by environmental stakeholders, but generally appreciated by all types of

Positive
natural beauty people.
Urban amenities and services Positive Most people liked recent increases in big-box retail, restaurants, etc. ... though they also
(balance with rural) stressed that the balance with open space and still partly rural lifestyle is a good one.
: Majority mentioned “friendly people" or "sense of community" as Kona positive, but many
expressed concerns that sense of community is being strained by rapid population growth,
Community, social cohesion — Mixed (split lack of common interests among newcomers and “oldtimers." Sharply differing perceptions
effectiveness of community opinion S)P of ethnic relations (though differences did not seem based on ethnicity of interviewees) —
planning efforts some saying relations are much worse; others, "just the usual." Also, split attitudes on
current Community Development Plan process — some praising the process, others feeling
it has been a divisive failure.
One aspect was traditional West Hawai'i frustration over East Hawai'i decision makers
Perceived government Negative "taking our tax dollars and giving little back." However, there was a broader and distinctly
incompetence, lack of caring sour attitude toward government in general, related in part to infrastructure overwhelm and
in part to sense that services not competently delivered.
. I With no public transportation, working families have a difficult time driving to pick up
gfg;ﬁg‘:i"::g?::;ﬁg:” issues Negative children from schools (located in mauka areas) to take them to recreational opportunities
(often at Old Kona Airport Beach Park or other coastal areas).
. Widespread concern, though lack of agreement as to how much the problem is due to
Health cars, loss of doctors Negative medical insurance structure vs. housing cost, limited cultural opportunity (below).

. ) Many people felt Kona's most important missing amenity has to do with culture — piaces for
L[aaizgff:cri?i?:smg g:rtfzmnagnce Negative musical/theatrical performances, for hula halau to practice, even just meeting places for
\p/enueé &P civic groups. A siightly different but clearly related concern was provision of new health and

human service facilities, many of which are still located in the older mauka settiements.

. . Concerns focus not only on K-12 public education, but also desire to upgrade West Hawai'i
Education, crowded schools Negative branch of community college,
OCCASIONALLY MENTIONED
Topography, access to mauka Positive Steep terrain and road system means West Hawai'i residents can quickly go from beaches
areas, views from above to cooler uplands or vice-versa.
Increased developer sensitivity to Positive A few people observed that it has become the norm rather than the exception for
community needs and desires developers to offer some form of community benefit package.
Family roots Paositive Mentioned by those whose families have been there for several generations.

Kona Kai Ola Social Impact Assessment

John M. Knox & Associates, Inc.

Page ili-8

October 17, 2006

Exhibit I11-3: Summary of Interviewee Replies — Current Positives and Negatives About Life in West Hawai'i ‘

VERY FREQUENTLY MENTIONED

Climate — and associated outdoor
lifestyle

Positively
valued (asset)

"Climate" was the most frequent positive response (though a few acknowledged vog
issues). Longer-term residents were more likely to make the link to outdoor lifestyle.

Naturai (especially ocean)

The ocean, which traditionally helped to sustain the Hawaiians, continues to be of vital
importance to contemporary residents and the visitor industry. The Kona coast is one of
the premier ocean recreation destinations in the world, especially for offshore sport fishing,

resources Positive scuba diving, and snorkeling. As one intérviewee stated, “People five in Hawai'i for many.
island lifestyle reasons, but mostly because it is an island with a variety of clean, clear blue
water ocean activities available."
Historic and cultural resources Positive Probably the most frequent positive response for Native Hawaiians, though cited by others
{Native Hawaiian) as well. For many, this includes an important spiritual dimension.
Mix of good Strong economy good, but }abor shortage increasingly problematic — some smail
Jobs, economy and problem ?usinesses reportedly starting to be more hurt by labor shartage than helped by good
IMmes.
" Mixed (but Many (not all) were happy with quality of individual Kona developments, but deeply upset
g:?éxxf;[ﬁﬁrl%pments and of (toward about lack of overall planning and failure to connect roads, other infrastructure from
negative) individual projects. (See below.) Related to frustration with government (also below).
Negatively Almost always the #1 negative. Substantial discussion of need for mauka-makai
Traffic (connector roads/"lack of valued connectors, and frustration that new road or highway segments provided on one
infrastructure") (problem) developer's property are not necessarily connected with others (piecework infrastructure).
Schools, water, and parks were also occasionally mentioned, but the big item was traffic.
. Almost always the #2 negative. Connection made to traffic because of belief that North
2:?:3;:; asfsfoggam:ﬁl;\) ont;smg Negative Kona workers can't afford to live near jobs, must commute from elsewhere. Belief that
P many workers must have mulitiple jobs to afford housing.
Development pressures on While the topic was frequently raised, there were differences in philosophy — for some, this
environment, open space (esp. Negative was a reason to resist further growth; for others, it was a reason to call for better planning

access to coastal areas)

of future growth.

FAIRLY OFTEN MENTIONED
|
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Seen as positive or at least potential asset by some (especially in business community) —

viewed with apprehension by others, especially those who resented gated communities.
Some said slow pace is an ongoing Kona strength; others said traffic and multiple job

holding have brought unwelcome stress and fast pace of life. The former group also tended

to talk about lack of crime; the latter would usually refer to high crime rates.

Those who mentioned this often did so in a matter-of-fact way, suggesting it has been such

a longstanding issue that people often take it for granted.

Often associated with sense of alienation, hopelessness. This is another issue that

seemed taken for granted, so may be greater concern than indicated by relatively few

mentions. (Marine/shoreline users tended to mention this more often than other

interviewees.)

but it should be

noted that family issues are also involved in foregoing topics such as affordable housing

Explicitly named mainly by interviewees with a social service orientation ...
and transportation fo recreation.

Perceived as not compatible with landscape or older homes — visually disturbing, too

dense.

A few expressed concern that goverhment efforts not meeting needs of wider population.

A few general community (business) stakeholders said iongstanding activities like the iron-
man Triathlon and large canoce races are being displaced or required to reschedule.

Mentioned most often by business people and/or a few “oldtimers" who remember the Ali’i

Drive area as being once more attractive to local residents as well as to visitors.
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John M. Knox & Associates, Inc. October 17, 2006

Exhibit 1ll-4: Summary of P'roject-Speciﬁc Issues on Marine and Shoreline Topics

With few exceptions the interviewees were in favor of the project. In the words of one, "The
proposed project has success written all over it! The people of West Hawaii and the entire
island, for that matter, can possibly enjoy a new state-of-the-art marina complex and water
activity park. This is a good thing! Kona Kai Ola’s proposed development also means new
jobs and business opportunities for me and many people associated with the marine
industry here in Kona."

Another interviewee's comments typified the thoughts of many others, "A new industry will
evolve to support and maintain the boats in the marina. The typical formula is 15 to 20% of
the value of the boalts in the harbor is spent to maintain and operate the boats, not
including fuel and daily sundries. This translates into [millions of dollars] in gross revenue."
The existing fuel dock is in the bay that is designated as the entrance channel to the new
marina. Boats, including the largest boats, presently back into the fuel dock, stern to the
dock, which means that they will extend directly into the new entrance channel. To
accommodate the current operation, the slips makai of the fuel dock will have to be
eliminated and the boats relocated, but some interviewees wondered if there would still be
adequate clearance for the traffic traveling in and out of the new maripa.

Safety concemns regarding the harbor entrance channet during periods of high surf were
mentioned by all boaters. In the words of one charter boat captain, "The harbor entrance
issue is the single biggest inhibitor fo the-success of the project.”. During periods of high
surf, waves break on a shallow reef adjacent to the north breakwater and rolf into the
channel. On exceptionally big days, waves may close out across the entire channel. The
addition of 800 more boats, many of them especially large boats with captains unfamiliar
with high surf conditions, will intensify the harbor channel safety issues during periods of
high surf.

The waiting lists for private, or recreational, slips and for commercial, or corporate, slips
are long. In addition, the purchase prices for corporate slips that are available, especially
the preferred slips near the harbor entrance, are high. Interviewees have asked if any of
the stips in the new marina will be under control of the State, and if not, will any of the slips
be "affordabie.” There is a perception that members of the local boating community may
not be able to afford a slip in the new marina. )

Creation of jobs Positive

Creation of a new industry Positive

Existing fuel dock Mixed

Harbor entrance channel Negative

Availability of harbor slips Negative

Kona Kai Ola Social Impact Assessment Page llI-14
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Discussion about Project-Spec
proposed Kona Kai Ola project is unique in that it has (1) a marine component which by

itself could merit a comprehensive study; (2) more traditional hotel, timeshare, and
commercial components; and (3) an overall theme (as well as some specific

components) aimed at mixing visitors and wider area residents in a new way.
The boating safety issue centers on the existing entrance channel to

Project-Specific Issues and Concerns Related to Marine/Shoreline Use
the harbor. Seasonal high surf breaks into the channel and occasionally across the

shoreline uses. We give special and separate attention to the perspectives of
marine/ shoreline stakeholders in sub-section 3.4.1, based on results of interviews
conducted by Mr. Clark, with additional comments based on Dr. Knox's interviews.
hotel, timeshare, commercial, or other non-marine aspects of the project. The
principal discussion is based on Dr. Knox's interviews, with additional notes from Mr.
Clark about whether marine/shoreline users tended to say similar or different things.
(3) Section 3.6 focuses specifically on the project's attempt to generate a new "Mixed
Use" model of development, including all interviewees' reaction to the general theme
and the specific components that could help accomplish such a result (e.g., a
in general were positive to the project and the improvements it would bring to the
existing harbor. The project-specific issues sorted out into a number of general themes,
including boating safety, harbor administration, public access to the shoreline, and the
value of the new marina to the resident boating community as opposed to the visitor
entire channel, creating dangerous conditions for entering and exiting the harbor. This
situation is not unique to Honokshau Harbor and occurs at other small boat harborsin
the State such as Ala Wai Small Boat Harbor and Kewalo Basin on O ahu, but
interviewees were concerned that the addition of 800 more boats will compound an
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(1) Immediately following Section 3.4 discusses overall issues related to marine and
(2) Section 3.5 looks at project-specific issues of more general concern, flowing from

Therefore, our discussion of project-specific issues is divided into three parts:
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John M. Knox & Associates, Inc.

QOctober 17, 2006

Additional entrance channel

Mixed

Several interviewees believe that a second entrance channel should be constructed to
serve the new marina. They believe that it would help to-address the additional boat traffic
and that it will improve the water circulation in the new marina and the existing harbor.

Kona Kai Ola Social Impact Assessment
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Impact on customer base for boat
charters

Negative

Some charter boat captains think the'new marina will bring more charter boats to Kona and
that this will negatively impact their business. They think the additional boats will thin out
the existing customer base, reducing charter opportunities for everyone.

Impact on offshore fishing stocks

Negative

Some charter boat captains and other non-commercial fishers have suggested that an
increase of charter boats and other non-commercial sport fishers will have a negative
impact on the sport fishing resource by reducing the fish stocks.

FAIRLY OFTEN MENTIONED

Shoreline public access

Mixed

Public access to the shoreline on the south side of the harbor leads to an unpaved harbor
overlook and.to Alula Beach, a small pocket of calcareous sand near the entrance channel.
Many visitors and residents park at the overlook, using the site as a passive park to watch
the boat traffic moving in-and out of the harbor. Interviewees wondered if the same
opportunity, to watch boat traffic from cars, will still exist after the point area is developed.

Public facilities for Alula Beach

Mixed

The same overlook area mentioned above is used as an unimproved parking lot for Alula
Beach. Interviewees wondered: if public parking for the beach will be provided with the
development of the point. In addition, while there is no comfort station at the beach, one is
available in the harbor, which is not oo far from the beach. When the new entrance
channel is cut for the new marina, it will eliminate access to the comfort station in the
harbor. Interviewees wondered if a comfort station will be provided to serve the beach
goers, Trash is also an issue at the beach and is picked up by volunteers who come in
after every weekend. Beach and park maintenance need to be a part of the public access
and public facilities. :

OCCASIONALLY MENTIONE

Shoreline fishing in and around the
harbor

Mixed

While fishing in the harbor is iliegal, fishing for halalu (juvenile akule, or big-eyed scad) is
an accepted activity on the outer shores of the harbor when these fish schoot in harbors
and bays during the summer and fall. Interviewees wondered whether this traditional
activity will be permitted with the development of the new marina. They also wondered
whether fishing will be permitted in the lagoon areas of the new marina, which are non-

boating areas.

Bark park at Alula Beach

Mixed

The Alula Beach area is used as an unofficial "bark park," where people walk their dogs.
Interviewees wondered if this activity will still be permitted.
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John M. Knox & Associates, Inc.

October 17, 2006

Both JDI's national reputation for "green" deveiopment and its community outreach were
JDI reputation and/or outreach Mixed (but cited by a number of interviewees. A smaller number said they doubted the truth or
effort to date more positive) | applica-bility of JDI's reputation, and thought the outreach had been too restricted or
selective,
There were several complimentary and enthusiastic comments about the deep-ocean cold-
Mixed (but water air conditioning and harbor circulation plans, as well as the upgrade of the sewage
Specific environmental features more positive) treatment plant. However, a few thought the STP remained a liability for the project,
P doubting visual and odor effects could be totally eliminated. Some urged JDI to seek a way
to take over, and itself operate, the plant — part of general distrust of government.
The developer's general intent was applauded by a number of people, and several of these
. _ . . thought a waterfront development would be a logical venue for mixing visitors and
Sr\i/ner?rlll m;gzg(isr:rﬁg girtoa;?o area gm?(r:grs:;) lit residents in their leisure hours. Others questioned whether local people would actually
ging ¥ P want to come to anyplace that felt like a resort or had substantial numbers of upscale
yachters nearby.
While a number of people said "We don't need new jobs now" (and/or didn't want more
service employment), some in the business sector pointed to the apparent winding-down of
Employment Mixed the current business cycle and the hope that this project could help in upcoming down
times. Construction jobs associated with harbor expansion could be particularly needed if
the housing boom comes to a halt.
Increasing racial and/or rich-poor Negative Mentioned by a number of those who said they opposed the project — part of a feeling that
divides g longtime local residents are being subsumed by outsiders.
: " Some interviewees brought up concerns similar to those expressed by National Historical
:.r{?stggt:a?r’;:rc:gacent National Negative Park (see Section 3.7). It should be noted that one or two Native Hawaiians, however,
thought the project could help prepare visitors to appreciate the resource next door.
OCCASIONALLY MENTIONED
Co-devetopment of DHHL and Positive Fear was that, if the JDi project is not approved, the two parcels would become a
DLNR properties piecemeal mish-mash of possibly conflicting uses.
Elimination of golf course Paositive A few people said this was a positive thing, if only for symbolic reasons.
Opportunities in commercial area Positive Z:;fz:;‘\g:o mentioned this were looking to specific uses, such as cultural activities or day
. . . Conditionai positive if all the connections (inciuding shuttles and water taxis) really
Impact on Kailua Village Mixed implemented. But also fear that new development could "suck the life" from Village.
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Exhibit Il1-56: Summary of Broader (Non-Marine/Shoreline) Issues Related to Project

i
VERY FREQUENTLY MENTIONED
Unquestionably the major concern about the project, and tied to next three issues below —
. . which arguably are all sub-sets of (or at least greatly overlapping with} this one. Related to
Traffic, general growth impacts Negative sense ofgcurre):ﬂ infrastructure ove(rwhelm, A fiw peyople nofe% tﬁis me)xy have abated by the
time the project actually develops; others said, "Just bad timing for a large proposal now."
Sense there are too many buildings, of whatever type — perceived burden on infrastructure
Quantity (scale/density) of Negative and deterrent to community use of area. (In fairness to JDI, it should be pointed out
development 9 reaction was partly to map showing undifferentiated blobs of development, which may
magnify sense of density. But reaction was also to estimated numerical unit counts.)
While there was some reaction to timeshares in particular, the larger concern was to the
Resort character of development Negative extent of visitor uses in general ~ more visitor and in-migrant worker growth, but also a
feeling that the more resort, the more difficult to attract local residents into the project.
Despite DLNR's prohibition of full-time residential uses, many felt that true " Mixed Use"
Praoject lacks on-site affordable Negative would be unachievable without residential in general and affordable in particular. There
residential housing component g was skepticism that County requirements for affordable housing would be actually enforced
off-site ... or that the community would be sufficiently aware even if it were.
FAIRLY OFTEN MENTIONED
Kealakehe road - connection to Those who talked about this expressed strong desire for the potential traffic relief that the
Kailua & intersection Positive improvements and extension to Kailua could bring. (It should be noted that 1 or 2 others
impraovements were skeptical the new road would actually drain much traffic from the main highway.)
Potential for integrated planning/ Positive (tho' A number of people said they thought this was the most important potential positive feature
development of ahupua'a or conditional) of the development, though it is not one that JDI, DLNR, or DHHL have yet emphasized.
general Keahuold-Honokdhau area See discussion in accompanying text.
e " Some of the Native Hawaiian interviewees expressed faith that JDI would successfuliy
Cultural sensitivity, components Posifive integrate culture into the development and would provide interpretive features.
Marine science/education Positi Although people were aware this remains a conceptual component, there was definite
ositive . . n . o
components interest in the potential for more marine research and/or education in Kana.
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A very few said this was a good thing, that Kona had enough second homes ... but a very

No second homes Mixed few others thought second homeowners would be more likely to develop a sense of
community and would generate less traffic than timeshare residents and associated jobs.
Several said they were concerned that highway commercial projects would block views, or
. . . that buildings would be "jacked up" on berms and stick out like sore thumbs. But several
Visual impacts Mixed others saidg(hey r:r(ectiteclj JDI p|ar‘|)s to provide substantial open space and good
viewplanes,
- ! There were two, quite different reasons: (1) A few preferred developing a deep-draft harbor
g;g‘;f’ggg atg sti’s:m concept of Negative at Honokdhau for cruise ships; (2) Others objected to accommodating pleasure boaters
when more basic needs are not being met.
Opposition to public lands for any Negative General principle that DHHL lands should be used only for housing and/or DLNR lands
private development should be used only for recreational or similar public purposes.
Opposition to any new coastal Negative General principle that no further development should be allowed makai of Queen
development Ka'ahumanu Highway.
Impact on existing hotels Negative Concern that existing hotels could be harmed by competition.
: " Raised as a likely future public concern, especially given schools up mauka and other uses
Fears about blasting of harbor Cautionary along coast; caution that extensive public ngtice need be given to avoid anxiety and anger.
Resort feasibility Doubts Questions about depth of timeshare market, ability to market leasehold products.
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Appendix P

Traffic Impact Analysis Study

By Parsons Brinckerhoff Quade and Douglas, Inc.
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